
 
 

VILLAGE OF COLD SPRING   
SPECIAL BOARD for a  

COMPREHENSIVE PLAN/LOCAL WATERFRONT REVITALIZATION 
PLAN 

 
Minutes 

Meeting of November 8, 2012 
At Village Hall, 85 Main Street 

 
Present :  Mike Armstrong, Chair; Anne Impellizzeri, Vice-Chair ;  Members:  Karen 
Doyle, Marie Early, Cathryn Fadde, Stephanie Hawkins, Anthony Phillips, Michael 
Reisman, Dick Weissbrod 
 
The Chair called the meeting to order at 7:35 pm.   
 
Remarks of Chair  
 
           Mike Armstrong said Dan Miller (DEC) had created an outline Statement of Intent 
(SOI) (which was distributed at the meeting) for Dockside for review by the Special 
Board; Dan hopes to have an updated version to the Special Board by next week.  
Members were asked to review the draft document so that the SB could vote on it at the 
next meeting.  The SOI would then be sent by the SB to the VB for their review and 
hopefully, their support.  A number of other entities will also review and hopefully 
provide their support as well.  The subject of the SOI is shoreline stabilization.  
Armstrong said that it wasn’t clear yet if the SOI could be included in the LWRP.   
 
 A draft of the Dockside plan, with comments from SB members, will be 
circulated within the next few weeks.  It will be discussed at the next meeting.  After it 
has been reviewed by the SB and is agreed upon, it can be sent to Linda Cooper.  
Armstrong has an updated GreenPlan workplan which he will distribute.  Armstrong has 
spoken with Steve Gaba, Village lawyer, who has told Armstrong that he will revisit the 
underwater boundary research.  There is a conference in Peekskill on Nov. 15 on 
revitalizing Hudson River riverfronts; if anyone is interested, Armstrong has additional 
information.   
 
 
Minutes – October 25, 2012 
 
 An error was identified in the draft minutes.  Anne Impellizzeri made a motion to 
approve the October 25, 2012 minutes as amended.  The motion was seconded by 
Stephanie Hawkins and approved unanimously with one abstention (Anthony Phillips 
was absent for that meeting).  
 

 
Report of Planning Board Liaison 
 



 
 

Dick Weissbrod reported on Planning Board activities:   
The traffic engineer who will be performing the work on Elmesco is on vacation 

so the Elmesco project is on hold.  Most of the time at the PB meeting was spent on the 
B-4 designation.  PB recommendations include: not changing the title of the District; 
adding private educational use; mixed uses should be the ones identified above; whether 
retail shops are warranted; keeping the district as medical use; identification that the 
District also includes the Chestnut Ridge property thereby exposing the potential uses of 
that land if the senior housing were to be removed or modified for other use. 

 
 
Report of HDRB Liaison 
 
 Marie Early reported on HDRB activities: 
 There has been no HDRB meeting since the last SB meeting so there is nothing 
new to report.  There had been a Public Hearing scheduled on Nov. 7 on the C of A for 
the demolition of the Butterfield Hospital however, the Public Hearing is rescheduled to 
Dec. 5 at the request of the owner. 
 
 
Discussion on Meeting and Workshop Schedule  
 
        Armstrong pointed out that at the last meeting, a date of Dec. 6 had been identified 
for a potential meeting with a speaker on the impact of climate change/sea level rise 
particularly as it may affect Cold Spring; Dec. 6 is not a regularly scheduled meeting 
date.  Armstrong asked if anyone had a problem with Dec. 6.  Impellizzeri pointed out 
that Nov. 29 is another potential date.  Dec. 13 is also a possibility.  It was agreed that the 
SB will meet on Nov. 29 and Dec. 6.  Armstrong will try to secure a speaker for Nov. 29, 
and the Policies will be discussed on Dec. 6.  There will be no meetings on Dec. 13, Dec. 
20, Dec. 27, and Jan. 3.  The first January meeting will be Jan. 10, 2013. 
 
 
Proposed Change in B4 Zoning 
 
 The B4 zoning change was discussed.  The intent of the change is to 
accommodate the Post Office and offices for the Town and the County.  After much 
discussion, the SB agreed that the principles for the B4 definition should be:  the changes 
should be focused on accommodating the Post Office and municipal uses (Village, Town, 
County); the changes should apply only to the Butterfield property (and not, for example, 
Chestnut Ridge); drive-throughs should not be permitted; all uses identified in the new 
definition of B4 should only be specially permitted uses; Banks (which commonly 
require drive-throughs) and Consumer shops (it is not clear what a “consumer shop is”) 
should not be permitted; municipal and other government uses are seen to have different 
requirements and therefore should have different regulations than privately owned 
facilities leased to a government entity, therefore these two different types of uses should 
be separated and treated differently; each of the proposed uses should have specific 
regulations associated with them as is the case with current specially permitted uses; to 



 
 

assist in the identification of these specific regulations, and to provide protection to the 
interests of the Village, it is recommended that a planner be involved in the task of 
defining these regulations.   
 

Early made the following motion relative to the proposed Local Law related to the 
definition of B4 to say “The proposed change should be limited to the Butterfield 
property.  All uses in the proposed Local Law should become specially permitted uses.  
Section 2.3 should therefore say “Subsection “C” of Village Code Section 134-15 of the 
Village Code is hereby amended to add the following:”  Section 2.3 (5) should be 
separated into 2 distinct specially permitted uses: municipal and other government uses; 
and privately owned facilities leased to a government entity, such as a United States post 
office.  In Section 2.3 (6) delete “consumer shops”.  Delete 2.3 (8) Banks.  Add Section 
2.4 “Drive-throughs are not permitted in this District.”  Section 2.3 (9) should be restated 
to remove “permitted or” such that it would say “Mixed uses consisting of two or more 
uses specially permitted in the District).”  Section 1 should state that “The purpose of this 
Local Law is to include Municipal and other government uses, Privately owned facilities 
leased to a government entity, Retail stores, Business and professional offices as specially 
permitted uses within the B-4 District.”  Before this Local Law is enacted, the Special 
Board strongly recommends that a planner identify the specific requirements for each 
specially permitted use (e.g., retail stores, municipal and other government uses).  The 
motion was seconded by Reisman which was then approved 7 to 1 (Hawkins was 
opposed, Weissbrod abstained).   
 

A second motion was then made by Reisman to amend the previous motion to say 
“There should be detailed regulations included in the Code for each of these proposed 
specially permitted uses similar to the regulations pertaining to Senior citizen housing as 
permitted in B-4 Zone (see Section 134-16)”.  Cathryn Fadde seconded the motion which 
was then approved by a vote of 7 in favor (Hawkins and Weissbrod abstained). 

 
 
Discussion on Coastal Policies 
 

Armstrong distributed the a draft of Policy 4.6.  GreenPlan will provide all 
Policies by the end of the month.  Armstrong asked that all members give attention to 
how this policy would specifically apply to Cold Spring and provide that feedback to 
him. 
 
 
Update on status of Fastfood Franchise report 
 
 Early stated that she had circulated to all members a document that describes the 
protection/non-protection provided by the HDRB code.  Hawkins provided some 
additional insight into her report on Rhinebeck.  Reisman gave his opinion on how the 
CP/LWRP can provide justification for such a prohibition. 
 
 



 
 

Public Comment 
 
 There were no public comments. 
 
 
Adjournment 
 
           Early made a motion to adjourn.  This was seconded by Weissbrod and 
unanimously approved.  Meeting adjourned at 9:48 pm. 
 
 
Respectfully submitted, 
Marie Early, Secretary 
 
 
 
 
Signed, 
 
 
 
___________________________________ 
 
Mike Armstrong 
 


